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L O W -C O S T  H OUSING TH RO U G H  T O T A L  P L A N N IN G
by
Peter J. Hammond*
The term  " lo w -in co m e "  in the la rge  has rep laced  the title What d oes  this m ean? The FHA Subdiv ision  standards o f ^  id or
" lo w -c o s t "  in d escr ib in g  housing targeted tow ard  a m a jo r  segm ent o f cu rv ilin ea r stree t layout, s p e c ifie d  street w idths, setbacks and side
our population. The change has been ra tion a lized  that cost cannot be ya rd s  are outm olded . Land is too valuable to be constantly  consum ed
"lo w "  in today 's housing m arket, nor should it be a fa ctor  in providing by auch lo ck e d -in  standards. The people and the com m unity ca ll for
housing for our le s s  affluent. som ething m ore  pertinent to their wants.
As noble as that thinking m ay appear, it is ind icative o f the To illu stra te  the e ffe c ts  o f FHA housing standards, the fo llow in g
m arketing p rob lem s that beset the hom e building industry. These ch art is p resen ted . The Sale P r ice  Breakdown indicates the percentage
p rob lem s have so  m agnified during recent y e a rs  that the industry o f c o s t  contributed by the "D ir e c t "  and "In d ire ct"  fa c to rs  fo r  a
adm ittedly has lo s t  touch with the pulse of the people. S in g le -F a m ily  H ouse. A com p a rison  of 1944 and 1969 percentage figu res
Today, through governm ent in tervention  and su bsid ies, the points a ccu sin g ly  to the con sequ en ces  o f  the r ise  o f  "In d ire ct"  fa c to r s .
construction  o f housing is attem pting a com eback . Is it p oss ib le? This r ise  has d riven  over 50% o f the hom e buying public out o f the
W ill goa ls  be m et? W ill housing again re la te  to the p e o p le 's  wants? housing m arket.
The answ ers are yet to com e, but certa in  ind ica tors  point to a new
Sale P r ice  Breakdown
housing industry that d eserves  a chance. A verage S in g le -F a m ily  House 
(percen t of p r ice )
production  o f housing units at p rices  people can a fford  date back to the
D irect 1944 1969
d e cis ion  of 35 y e a rs  ago. The advent o f the F edera l H ousing
labor 29% 18% 
m ateria ls  45 38 
sub-tota ls  74% 56%
forth  a new m arketing concept. The Great D ep ress ion  had virtually put
Indirect
land 13% 21% 
o th er*  13 23
housing out of b u s in ess . A vailable capital w as not su fficien t to handle sub-tota l 26% 44%
all o f  the nation 's needs. The housing industry cou ld  not find su fficient
* other: F inancing, Builder s Overhead, P ro fit , Other Expenses
econ om ic  re so u rce s  to m ove forw ard. S ou rce : FHA Data Based on  Data F rom  37 Cities
The FHA provided that f is c a l  support. This singular governm ental
p rogra m  took the resp on s ib ility  away from  the hesitant banker, the
inadequately financed home seek er and the undercapitalized  builder and The p o lic ie s  that have influenced the housing industry in m ortgage
p laced  it under the guidance and assurance o f  the fed era l governm ent. com m itm ents and land use are still active. Unless the industry co m p le te ly
It w ork ed ! G reat p rog ress  w as m ade in bringing housing out of its drought. turns away fro m  these p o lic ie s  the cos t  o f "In d ire ct"  fa ctors  w ill continue
A b rillia n t idea that was highly applicable to 193 5 m arketing needs did the job to r is e .
Now, in 1970, the e ffe cts  o f that p rogra m  s till rem ain . H ousing The ch art showing the proportion  o f cost d oes  not indicate the
is s t ill  dom inated by that co u rse  o f governm ent sanctioned lending p o lic ie s . tota l growth o f each  individual fa ctor . The startling rea lity  o f the r ise
The entire structure  is a continuation o f fa ctors  that re la te  to c r ite r ia o f "In d ire ct"  co s t  is evident when it is known that la b or  and m ateria ls
that w ere estab lished  when the econ om y had to m ove upward from  rock co s ts  have in creased  betw een 100 and 200 percent since 1944; yet, when
bottom . Today, with inflation and p roh ib itive  cost, coupled with an m easured  by  their contribution to the total, they have dropped fr o m  74
industry that can respond on ly to lending p rin c ip les  rather than p eop le 's p ercen t to 56 percent.
wants, housing sluggishly fa lls  further behind. What co u rse  should the housing industry take to bring back
The industry needs to throw o ff the old c r ite r ia . The FHA which p r ic e s  people can a fford? To m e re ly  abandon FH A standards cannot
aided the people in acquiring a hom e during the 3 0 's and 4 0 's, needs to be the com plete  answer. B r ie fly , the industry needs to estab lish  the
step away fro m  housing in 1970. The peop le  have changed. The m arket, true value and w orth  of sh e lter  as related  to the wants of the individual.
to o ! The housing need is no longer a five  room  house on a q u a rte r -a cre A llow  that s im ple  c ir te r io n  to d ictate, and die p rod u ct's  identity w ill evo lv e
plot. Im portantly, the people want shelter relevant to their 1970 ch o ice A lre a d y , certa in  bu ild ers  in the apartm ent m arket have grasped
o f living. this prin cip le . Through surveys o f con sum er resp on se , a num ber o f 
b u ilders  have arrived  at the developm ent of apartm ent units a ssem bled
* A r c h i t e c t u r a l  M a rk etin g  A s s o c i a t e ,  R e s id e n t ia l  M ark etin g  D ep t. in com p lexes  w ith an assortm en t o f available shared  am en ities.
Portland Cement Assoc. Skokie, Illinois
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T h ey  found that tod ay ’ s co n su m e r  wanted m o re  than an apartm ent 
unit; he wanted a total en v ironm enta l package. The individual o f  1970 
look s  fo r  m ore  in life  than five  room s  and a bath on  a quarter a cre . 
R e cogn iz in g  this want and in terpreting  housing to sa tis fy  it is  the f ir s t  
aw akening o f the industry.
T hrough the "p a ck a g e "  con cep t o r  the "to ta l en v iron m en t" shelter , 
ind ividual co s t  figu res  can  be brought down to a lev e l at which the con su m er 
can a ffo rd  housing. Shared a m en ities  such as sw im m ing p o o ls , go lf 
c o u r s e s , sauna baths, e t c . . . with th e ir  expense d e fra yed  am ong a 
m u lti-u n it  co m p le x  is w ithin the reach  o f  the co n su m e r . On a s in g le -fa m ily  
hom e b a s is , it is  im p o ss ib le . C arry in g  this idea into land u se  has a lso  
cut c o s t . C lustering o f  hom es with a c u l-d e -s a c  fo r  en try  m ean s le ss  
exp en sive  s tr e e t  layout, u tility  lines and s e r v ic e  re q u irem en ts . The 
idea a ls o  lea ves  the ad ja cen t land open and a ttra ctive  fo r  oth er incom e 
p rod u cin g  u ses .
The com bin ing  o f  housing with other re la ted  com m unity  needs 
can a id  the actua l c o s t  o f  housing . H ow ever, to date, this d evelopm ent 
has n e v e r  em braced  a " to ta l"  con cep t. T o m ake the entire com m unity 
com p lem en t h ou sin g 's  con tribution  re q u ire s  an integration  o f  public 
u t il it ie s , s e r v ic e s , r e c re a tio n a l, co m m e rc ia l , and industria l functions 
w ith a hom ogen eous tra n sporta tion  netw ork. Only then can housing co s t  
be d r iv e n  down to a r e a l is t ic  point.
The govern m en ta l p rog ra m , "O p eration  B reakth rough" initiated
by the D epartm ent o f  H ousing and U rban D evelopm ent, set fo rth  nine 
1
ta rg e ts  fo r  housing . The p rog ra m  w ith its stated goa l o f  in creasin g  
housing production  and im proving the quality o f  housing requested  the 
fo llow in g  coop era tive  approach :
• R ed u ce  the rea l c o s t  of housing.
• P rod u ce  quality  h om es in volum e fo r  p erson s  o f a ll  in co m e s .
• R td u cc  the c o s t  o f  su b sid ized  needed low  and m od erate  in com e
housing .
• R ed u ce  urban tension .
H elp  ach ieve  stable balanced  com m unities  through re v e rs in g  
city -su b u rb  m igra tion .
• C rea te  housing industry w ith yea r-rou n d  em ploym ent.
In crease  j ° k  and e n te rp r ise  opportunities fo r  m in ority  grou p s.
• E ncou rage continu ing innovation.
• H ave a fa vora b le  e co n o m ic  im pact.
Im portantly, the f i r s t  target stated is  to "re d u ce  the re a l co s t  
o f  h o u sin g ". To a ch ieve  that, the p rog ra m  has a lrea dy  put into m otion  an 
exp lo ra tio n  o f  the c ite d  target to "en cou ra ge  continued innovation. "  
P ro p o s a ls  to  substitute and in troduce new m a te r ia ls , m ethods, prod u cts  
and a p p lica tion s  a re  now re ce iv in g  governm enta l support.
If "B reak th rou gh " is  to b e co m e  a s u c c e s s , the industry w ill have 
to sh ed  the r e s t r ic t iv e  p ro ce d u re s  that have contributed to the r ise  o f  
" In d ir e c t "  c o s t . Innovative planning and land u ses  including clu sterin g , 
co m p le x e s  and stacking o f liv in g  units a re  a ll being co n sid e re d . E ach 
o f th e se  id eas  points to a to ta l com m unity plan and a lessen in g  o f the 
in d ire c t  c o s t  burden on housing units. 
l“  HUD N ew s R e le a se  No. 69 -0350 , May 8, 1970.
The w o rk  of a num ber o f  a rch itects  on the total planning con cep t 
has ga ined  attention fr o m  the pub lic. Some involves d esign  and stru ctu ra l 
p ro p o sa ls  that approach  " to ta l"  environm ental liv ing . L e C o rb u s ie r ' s 
" v e r t ic a l  c it ie s  "  and M osha S a fd ies ' Habitat in M ontreal w e r e  attem pts 
to re la te  individual liv in g  to a total "com m u n ity "  s tru ctu re . A nd now, 
fa c to ry  p rod u ced  v o lu m etr ic  units point to housing that p ro v id e s  m ore  than 
ju st  sh e lter  but con tributes to a total planned com m unity that can be re a d ily  
a ssem b led .
R efin em en t in housing through the total con cep t plan w ill  re q u ire  
a ll com m u n ities  to fa ce  up to the p rob lem s o f  the c it ie s . That w ill m ean 
a g ra s p  o f the c r is e s  that cu rre n tly  fa ce  the cen tra l c it ie s ."O p e ra t io n  
B reak th rough" as a p ro g ra m  understands the im portance  o f th is a sp ect  
but to date has only aggravated  the situation by  con fronting com m u n ities  
on a ccep tin g  " lo w -in c o m e "  housing p ro je c ts . T h is , again, seem s  to b e  
the m isgu ided  approach , a d is r e g a rd  by even the governm ent o f  a tota l 
com m unity approach .
Planning m ust not a llow  segm entation  o f  units into " in co m e "  
c la ss if ic a t io n s . This is ex a ctly  what the FH A loan and standards p o lic ie s  
have fo s te re d . This con cep t is no longer app licab le  to  hou sing . H ousing 
has to  em b ra ce  a ll p o ss ib il it ie s  in sh e lter ; not one in com e  d esignation  
a long, but a grouping o f units by a ssorted  c o s t  range. T h ere  is  no 
re a so n  that units fr o m  low -throu gh  lu x u ry -co s t  cannot com plem en t 
each  other w ithin a com m unity  relation sh ip .
Just as  in o th er  con sum er fie ld s , housing m ust o f fe r  a se le c tio n  
o f m o d e ls . An apartm ent com p lex  can p resen t a fu ll p r ice  range o f  un its . 
C o lle c t iv e ly , they gather appeal when com bin ed  into a tota l com m unity.
This re m o v e s  the stigm a o f  " in co m e " , the fe a r  o f la rge  com p lexes  o f  
strata fied  in com e housing and the d e teriora tion  o f n e ighborhoods.
The housing industry m ust b ecom e  co n su m e r -co n sc io u s . O n ly then 
w ill the p e o p le 's  wants find a resp on sive  an sw er.
The total com m unity  approach  has been  ca lled  "co m p le x if ic a t io n "  
by L a u ren ce  H alprin . In h is  re p o rt  "New Y ork  New Y o r k " , he asks fo r  
housing to in tegrate a ll a sp ects  o f  influence on liv ing . T hrough  this, 
housing can  be part o f  the tota l plan o f  a com m unity. F o r  too  long, this 
has n ot been  the c a s e . Its dam age is  now evident. The s o c ia l , e co n o m ic  
and cu ltu ra l asp ects  o f li fe  m ust aid  the s e le c t io n  o f  a housing unit. The 
unit in turn m ust con tribu te  to the p ro g re ss  o f  the w hole com m unity .
Through tota l planning - not only w il l  sh e lter b e co m e  m ore  
re levan t to  the com m unity and the individual, but its  fo r m  w ill  b e tter  
re la te  to m a n 's  w ants. T he ch o ice  o f  m ateria l w ill na tura lly  fo llow  its 
function . P re se n tly , the ch o ice  o f  m ateria l is d eterm in ed  b y  e co n o m ic  
p re ce p ts  that a ffe ct  its  l o c a l  ava ilab ility . C onstru ction  o f  housing often  
fo llo w s  a lin e  o f le a s t  re s is ta n ce . M ateria ls  a re  se le c te d  on the b a s is  
o f  known qua lities  and a ccep ta n ce . V ery  little  co n ce rn  is  g iven  to 
w hether that ch o ice  is  the b e st  solu tion , o r  re la ted  to its function .
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In a structure  that m ust answ er to its re la tion sh ip  with the One m ateria l, co n cre te , stands ready fo r  this recom m en d ed  change.
com m unity, the se lection  o f m ateria l, design and p lacem ent w i l l  fo llow As a m ateria l o f the so il and lo ca l environm ent, its treatm ent can
a lo g ica l  co u rse . B etter and m ore innovative ideas w ill  com e forth . com p lim en t the identity o f  the structure  and the com m unity. The u s e  o f
The req u irem en ts  o f  f ir e  safety and sound reduction  fo r  sh e lter w ill be co n cre te  as an e x p re ss io n  o f re la tion sh ip  betw een shelter, re c re a tio n a l,
recogn ized . The actual con figuration  o f  each unit w ill follow  the cu ltura l and co m m e rc  ia l fa c ilit ie s  can be the n e c e ss a r y  m edium  o f exchange
contribution it p resents  to better liv ing within the sh e lter . T his may A s an industry, the con cre te  prod u cers  await the adoption o f  total
mean that lo w -co s t  housing w ill serve  as sleeping and eating units planning; they understand the challenge that fa ce s  them , and they w e lco m e
dependent on com m unity fa c ilit ie s  for other asp ects  o f  living. In turn the task. C o n cre te 's  se le c tio n  as a m ateria l to b est fu lfill the functions
a " lu x u ry "  unit m ay o f fe r  separate or s e m i-sh a re d  am en ities fo r o f safety , qu iteness and secu rity  in sh elter has no lim itation . The
distinction . C om m onw alls and ca re fu l p lacem ent o f the units can provide industry r e a lize s  that to m o rro w 's  housing and com m unities w ill  p resen t
the n e c e s s a r y  p riva cy  for com fort. a new  w or ld . The industry, a lso , understands that it m ust p repare  fo r  
and adapt to the innovations, the new c r ite r ia  and the changes the housing 
industry m ust m ake. What stands ahead is  not only a challenge to a ll, 
but the hope fo r  a m ore  m eaningful tom orrow .
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